4| Advisory

showhouse

Building Tomorrow: UK
Housing Delivery Analysis

A Show House magazine report in
partnership with J3 Advisory




Chapter 1:
New Housing Delivery at Scale
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The United Kingdom is currently grappling with a long-standing and acute shortage of necessary
homes, a deficit now estimated by many experts to be in the region of 4.3 million units. This
crisis is most visible in the social housing sector, where official Government figures report a
waiting list exceeding 1.3 million households in England alone. The scale of the challenge
extends across the devolved nations, with an estimated 139,000 households waiting in Wales,
99,000 in Scotland, and 45,000 in Northern Ireland. Upon winning the election in July 2024, the
current UK Government committed to an ambitious target of building 1.5 million new homes by
the end of this Parliament in 2029. While this goal is significant, it remains slightly short of the
1.6 million units promised in the previous Conservative manifesto, yet three-in-five housebuilders
surveyed at the time expressed belief that the Labour target was achievable.

According to data provided by the Office for National Statistics (ONS), the industry achieved just
184,410 completions across the entire United Kingdom in 2024. Industry estimates regarding what
can realistically be achieved over the coming years vary considerably depending on the source.
The Office for Budget Responsibility suggested in Spring 2025 that a more realistic total for the
2025 to 2029 period would be 1.3 million homes. In contrast, Savills predicted a much lower figure
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of only 840,000 completions in that timeframe. Other major research firms provided intermediate
projections, with JLL expecting a total of 1 million and the Centre for Cities predicting 1.12 million
homes by 2029. The common ground shared by these various calculations is the acknowledgement
that achieving the Government target will be exceptionally difficult given the recent performance of
the UK's new homes industry and the multifaceted challenges in planning, building regulations, land
availability, and the shortage of both skilled workers and essential building materials.

A central issue in this analysis is the notorious difficulty in obtaining consistent and coordinated
figures for new homes supply. Measurement methods shift from source to source, and many figures
are subject to regular revision, which often makes market predictions a matter of significant debate.
The Home Builders Federation, a trade organisation representing members who build roughly 80% of
private housing in England and Wales, has expressed frustration that no reliable single source of data
exists for the activity level of home builders. Even straightforward headline numbers are complicated
by the methodology used; for example, the previous Government's claim of meeting its one-million-
home pledge in 2024 involved a combination of reported statistics and estimated figures measured
through different criteria. This whitepaper refers to data from several well-respected organisations, but
it is important to note they are often not comparable like-for-like due to differing calendar or financial
year reporting and subsequent revisions.

Regarding regional delivery and tenure, the ONS figure for 2024 represents the lowest total reported
since 2020 and includes summaries of private, housing association, and local authority homes. The
Government recently announced a revised Standard Method for calculating housing needs across
English regions, based on increasing housing stock by 0.8% annually. This equates to a target of
370,000 homes per year, a figure considerably higher than completion rates over the last decade. In
London, housing needs have been re-assessed at 80,693 homes per year, which will form the basis
of the consultation for the new London Plan in 2026. However, the London Assembly’s Affordable
Housing Monitor has reported a bleak outlook, noting that under the Affordable Homes Programme
for 2021 to 2026, over 90% of homes were still left to start with only two years remaining in the
programme as of March 2024. In September 2025, CBRE reported that 23 out of 32 London
boroughs saw no housing starts at all in the first three months of the year.

The Welsh Government has committed to 20,000 new low-carbon social homes for rent by 2026,

but was less than halfway to that target by March 2024. Savills noted that while delivery exceeded
central estimates of need in three Welsh regions during 2024, affordable housing targets remain
unlikely to be met without significant state intervention. In Scotland, the Government has pledged

to build 110,000 affordable homes by 2032, recently announcing a £4.9 billion Housing Emergency
Action Plan. Despite these commitments, build starts and completions in Scotland fell by 17% overall
year-on-year by early 2025, reaching the lowest levels since 2013. Northern Ireland’s Department for
Communities is pursuing a Strategy for 2024 to 2039 to increase supply, including a new Intermediate
Rent scheme aimed at delivering affordable units, though specific national targets remain less defined
than in other UK regions.

Several primary constraints continue to limit delivery across the board. The Residential Land
Survey 2025 identified the regulations of the Building Safety Act as the top constraint for 48%

of respondents, followed closely by project viability at 46% and planning delays at 36%. Labour
shortages are also a critical factor, with 20% of developers citing the availability and cost of
skilled workers as a major issue. The Building Safety Act 2022, designed to prevent a recurrence
of the Grenfell Tower tragedy, introduced three Gateway stages for high-rise buildings. These
stringent checkpoints mean that if a proposed development fails to meet standards at the design
or construction phases, the entire project can come to a standstill, requiring significant additional
investment from the developer.
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Financing remains a major hurdle, particularly for smaller housebuilding firms. In response, the
Government launched the National Housing Bank in June 2025, backed by £16 billion in public
funds. This institution is intended to provide low-interest loans, guarantees, and direct investment

into housing projects that have stalled due to high upfront costs or infrastructure requirements. It is
expected that this public funding will unlock an additional £53 billion of private investment. Consumer
demand has also been suppressed by the lack of affordability regarding deposits and mortgages.
Many in the industry have called for a replacement for the Help to Buy scheme, which previously
inspired a significant increase in new home delivery and provided a return to the Government of
roughly £2 billion on its investment.

Planning delays, funding requirements and technical compliance are often treated as separate
challenges. In reality, they are intrinsically linked. Delays in one discipline rarely remain isolated and
increasingly affect programme, finance and ultimately delivery.

UK Housing Completion Predictions 2025-2029
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Chapter 2:
Build to Rent - The Institutional
Rental Revolution @

The Build to Rent (BTR) sector has gained significant traction across the UK, particularly in major
cities such as Manchester, Birmingham, Glasgow, and London. These developments are designed
specifically for renting rather than sale, catering to a shift in consumer preference where
homeownership is no longer the primary status symbol. BTR offers high standards of new-build
housing combined with professional management, secure tenancies, and amenities designed to
foster a sense of community. This sector has successfully attracted international investors and
property developers who are increasingly diversifying their portfolios into BTR delivery.

By the end of September 2025, the number of completed BTR homes in the UK surpassed 150,000,
with more than 54,000 units under construction and another 111,000 having received planning
permission. Investment in the sector reached approximately £3 billion in the first nine months

of 2025 alone. BTR is generally divided into two categories: Multi-Family Housing (MFH), which
typically consists of high-rise apartment blocks in urban centres, and Single-Family Housing (SFH),
which involves individual houses in suburban locations. MFH developments often focus on lifestyle,
providing concierges, gyms, and co-working spaces, while SFH developments are increasingly
popular with families seeking the benefits of a new home with the flexibility of a rental agreement.
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The sector has evolved rapidly since the Government'’s Private Rented Sector Initiative in 2009.
Landmark deals, such as the 2011 acquisition of the Olympic Village in Stratford and the subsequent
formation of Get Living London, helped establish the model in the UK. In 2012, the Montague Report
recommended adapting the planning system and releasing public land to encourage institutional
investment in the rental sector, which led to the creation of a £1 billion fund by 2013. By 2024,
investment in UK BTR reached a record annual sum of £5.2 billion. While BTR still only represents
about 2% of the UK's total private rented sector, it is growing much faster than traditional rental stock.

Institutional capital values certainty almost as highly as return. Alongside strong market fundamentals,
investors increasingly favour projects where planning, technical, legal and delivery risks have been
identified and managed at the earliest possible stage. As capital becomes more selective, certainty
throughout the development lifecycle is increasingly becoming a competitive advantage.

Co-living is a newer subsector of the BTR market that focuses on communal living with individual
private studios or apartments. By the end of the first quarter of 2025, co-living represented 6% of all
BTR homes, but its growth is accelerating, with co-living units now making up 15% of the total BTR
planning pipeline. These developments typically offer all-inclusive rent and shared amenities like
laundries and workspaces, appealing primarily to students and young professionals. BTR developers
are also increasingly focused on social impact, reviving brownfield sites and supporting local
economies through job creation during both the construction and operational phases.

Despite its growth, the BTR sector faces significant development challenges. Planning inconsistencies
and staff shortages within local authorities lead to delays that can threaten the financial viability

of many schemes. The Building Safety Act is particularly impactful for BTR apartment blocks, as

those over 18 metres tall must pass the stringent Gateway 2 and Gateway 3 stages. Gateway 2 is

a hard stop that requires detailed documentation of design and management procedures before
construction can begin, while Gateway 3 requires proof of compliance before the building can be
occupied. The time and expense required to meet these standards can deter investors, especially
when combined with high material costs and skilled labour shortages.
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The Building Safety Act has fundamentally changed project sequencing. Decisions that were once
deferred until later in a development increasingly need resolving before construction can even begin,
placing greater emphasis on early coordination between developers and their professional advisers

Geographically, BTR has expanded well beyond its initial stronghold in London. While every one of
London’s 32 boroughs now contains completed BTR homes, regional growth has been substantial.
Manchester and Salford lead the way outside of the capital with over 21,000 units, while Birmingham
currently possesses the nation’s largest pipeline of BTR homes in the planning or construction phases.
Other growth hotspots include Leeds, Sheffield, and Glasgow. In these regional cities, development
is often concentrated in city centres where brownfield land is more available.

Demographic data shows that nearly 80% of BTR renters are aged 35 or under, compared to 73% in
the wider private rented sector. Roughly half of all BTR tenants earn between £25,000 and £50,000
per year and spend approximately 30% of their gross income on rent. As the sector matures, there is
significant potential for expansion into the later living segment. With the UK population aged 65 and
over expected to reach 27% by 2072, many empty-nesters are seeking to downsize into high-quality,
low-maintenance homes. BTR can offer these residents a lifestyle-led environment with clear lease
terms and shared community activities.

Planning policy is also adapting to accommodate the BTR model. Guidance from the Ministry

of Housing, Communities and Local Government suggests that local authorities should include
specific policies for BTR in their local housing need assessments. Evidence suggests that schemes
incorporating BTR elements are built 30% to 60% faster than those without. Furthermore, many
BTR developments contribute to affordable housing through the provision of discounted market
rent units, often set at 20% below local market rates. In London, the Mayor's fast-track approach for
developments providing 35% affordable housing has been applied to the BTR sector, though there

UK Build to Rent Pipeline status
(September 2025)
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Chapter 3:
Purpose-Built Student
Accommodation

The sector of Purpose-Built Student Accommodation (PBSA) has undergone a significant
transformation from basic university halls of residence into a mature and highly liquid
institutional investment grade asset class. While it was once considered a nascent industry, it

is now a long-established property sector that consistently captures major headlines due to its
robust performance and the growing crisis of undersupply. As the total number of university
students in the United Kingdom approaches the three-million mark, the shortage of dedicated
homes for this demographic has escalated, with current estimates identifying a shortfall of over
600,000 beds. This gap between supply and demand has sparked substantial activity from both
domestic and international investors who view PBSA as a more reliable and promising source of
return compared to other strands of the residential new-build market.

The historical trajectory of student housing in the UK shifted dramatically after the Second World
War as significant Government funding facilitated rapid growth in higher education enrollment.

The introduction of student grants made university a more accessible opportunity for many, leading
to the foundation of new universities and colleges in the 1960s. From a base of roughly 50,000
students in 1939, the population grew to over 2.9 million enrolled at UK higher education providers
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by the 2023/24 academic year. Traditionally, universities provided their own halls of residence, but as
numbers surged, they became unable to guarantee places for every student, leading to a widespread
reliance on houses in multiple occupation (HMOs) out of necessity. The Unite Group is recognised

as the pioneer of the modern PBSA model, starting its operations in 1992 in Bristol and eventually
growing to house 70,000 students across 150 developments in 23 cities.

Investment interest in PBSA surged significantly between 2010 and 2015, with annual investment
volumes growing from £770 million to over £5.1 billion. The sector’s resilience was further
demonstrated in 2020 when Blackstone acquired iQ Student Accommodation in the largest-ever UK
private property deal. More recently, investment reached a high point of over £8 billion in 2022, and
by late 2023, the market was valued at £86 billion, with projections suggesting a rise to £104 billion
by 2028. Research conducted in 2024 revealed that average rents for en suite rooms rose by 27%
over a six-year period to £8,700, while studio apartments saw an even steeper increase of 37% to
£11,950.

Modern student expectations regarding living standards have evolved alongside these rental
increases. Features that were once considered luxury are now expected as standard requirements for
premium accommodation. Successful developments must offer high-quality private spaces, dedicated
quiet workspaces tailored for academic study, and communal areas that foster social interaction, such
as lounges, games rooms, and wellbeing facilities like yoga or meditation rooms. Furthermore, smart
technology, including high-speed broadband, keyless access, and maintenance apps, alongside
robust 24-hour security, are essential components of the modern PBSA offering. Sustainability has also
become a critical factor, as developers recognise that promoting net-zero carbon strategies is vital for
attracting both environmentally conscious tenants and institutional investors.

Investment viability in PBSA remains strong due to high occupancy rates, which averaged nearly 90%
in August 2025 and were predicted to rise to between 94% and 97% during peak activity periods. The
stability of income is another draw, as student tenancy agreements typically cover a full academic year
and can sometimes extend for three years or more. Despite these advantages, the sector faces many
of the same challenges as the wider construction industry, including planning delays, demanding
building regulations, and a shortage of skilled labour which impacts development economics.

Strong occupational demand does not, by itself, guarantee successful project delivery. Across the
sector, the greatest pressures often emerge between planning consent and practical completion,
where technical, funding and delivery workstreams must remain closely aligned

The partnership structures used to deliver PBSA are essential for sharing financial responsibility

and specialist expertise. Joint ventures often involve the creation of a new legal entity between a
university and a developer to share costs and profits. Nomination agreements are long-term contracts
where a university commits to securing a minimum number of students for a provider, usually for at
least five years, which guarantees occupancy and income. Under the Design, Build, Finance, and
Operate (DBFO) model, the university retains land ownership while the developer takes responsibility
for all aspects of the building’s lifecycle. Other models, such as Build-Own-Operate-Transfer (BOOT),
involve the developer operating the site for a contracted period before ownership potentially
transfers back to the university.

Analysis from StuRents in early 2025 indicated that the provision of new beds remained stable at
around 12,000 per year, which is a significant drop from the peak of 37,000 beds added in 2019. This
ongoing shortfall suggests that PBSA construction at current levels will take many years to serve the
actual demand. Knight Frank noted that the 16,382 new beds delivered in 2024 across 63 sites were
considerably below the pre-Covid annual average of 25,000. Projections for 2026 suggest a total
shortfall exceeding 620,000 beds across the UK.
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Certain university cities offer particularly strong development opportunities due to their high student-
to-bed ratios. Glasgow leads with a ratio of 3.8 full-time students per bed, followed by London at
3.6 and Bristol at 3.5. In contrast, only a few cities, such as Liverpool, Sheffield, and Oxford, have
ratios below 2.0. London alone requires approximately 100,000 new PBSA beds to reach a market-
standard ratio of 1.5. Manchester remains home to over 110,000 students, with more than one-third
currently living in PBSA, many of whom are from overseas. Nottingham reported the highest delivery
of student homes in 2024 with 3,639 new beds, while Leeds saw strong growth with over 9,500
additional full-time students over an eight-year period.

UK Student Bed Shortage Projection (2017-2026)
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Chapter 4:
Regeneration and Urban
Transformation .

The landscape of British towns and cities has experienced profound changes since the end of
the Second World War, often necessitated by industrial decline or the need to replace obsolete
housing stock. These shifting circumstances provided an opportunity for Government and local
authorities to create brand new mixed-use districts characterised by high-quality modern homes
and thriving local economies. Today, many ongoing projects aim to revitalise neglected areas
through the building of new homes, infrastructure, and shared public spaces, though these
complex endeavours can only be overcome through meticulous attention to detail at every step.

The significance of regeneration to overall housing delivery is underscored by the steady growth of
the UK's urban population. In 1960, roughly 78.4% of the population lived in urban areas; by 2024,
this figure reached nearly 85%. Over the same period, however, new homes delivery has generally
waned from a high point of over 425,000 completions in 1968. Research estimates a national
shortfall of 6.5 million homes, a crisis exacerbated by the poor quality of existing urban estates that
are often prohibitively expensive for local authorities to maintain. In London, homelessness rose by
42% between 2024 and 2025, leading to an expenditure of almost £5 million per day on temporary
accommodation.
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The success of a regeneration project often hinges on the balance between placemaking and
profitability. While financial returns are necessary to attract private investment, prioritising the social
aspects of a new neighbourhood, such as community amenities and public spaces, often leads to
better long-term outcomes for both residents and developers. Alliances between housing providers,
local councils, and major employers have helped reinvigorate areas by attracting new residents and
businesses through landmark open spaces and convenient transport links. Detailed research on
London Build to Rent developments showed high rates of renter satisfaction when projects prioritised
lower noise pollution and a sense of belonging.

Large regeneration schemes rarely fail because of a single catastrophic event. More often, delivery is
slowed by numerous small uncertainties accumulating across planning, legal, technical and funding
workstreams

Regeneration requires a long-term vision that can withstand numerous political and social changes.
Infrastructure requirements are equally vital, as new residential schemes must be served by upgraded
road and transport links to avoid consigining residents to car dependency. Engaging the local
community from the planning stage onwards is critical to ensure that a project meets the actual needs
of residents and avoids the tensions associated with gentrification and displacement. Training and
apprenticeship initiatives during the construction phase also provide long-term career opportunities
for local people, helping to address the critical industry-wide skills shortage.

Successful case studies like Salford illustrate the impact of strategic regeneration. Salford City Council
has pursued a long-term plan across strategic growth locations, including MediaCityUK and the
Quays, with an ambition to deliver 40,000 homes and 40,000 jobs by 2040. MediaCityUK, once the
site of the Salford Docks, saw a 43% increase in media-related jobs after the BBC relocated there in
2011. In Nine Elms, a 482-acre site in central London, roughly £15 billion has been invested to create
16,000 new homes and a major extension of the Northern line. King’s Cross represents another global
exemplar, where a 67-acre site was transformed from a run-down industrial base into a carbon-neutral
neighborhood featuring 1,700 homes and over 4 million square feet of office space.
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In contrast, failures such as the initial plans for Thamesmead or the stalled project at Sheerwater
highlight the risks of insufficient investment or poor organisation. Thamesmead was planned in

the 1960s to house 60,000 people but became notorious for its lack of public transport and social
amenities. Sheerwater faced significant setbacks when Woking Borough Council declared bankruptcy
in 2023, leaving parts of the estate undeveloped and suffering from security issues. These examples
serve as a reminder that regeneration requires a comprehensive funding strategy that supports not
only new housing but also the underlying infrastructure and community facilities.

Environmental Social Governance (ESG) has become a priority for businesses in this sector, as

they seek to attract investors and staff through documented performance in carbon emissions,
biodiversity, and community relations. Sustainability targets are also driving innovation, with the
remediation of brownfield land removing contaminants to make sites safer for residents and local
ecosystems. Measuring the social and economic impact of these projects is mathematically complex
but essential for calculating the benefit-cost ratio, ensuring that projects remain viable and deliver
genuine quality of life improvements.
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Chapter 5:
Policy Environment and

Market Outlook

The current policy framework governing the construction of 1.5 million new homes in England is
undergoing a series of fundamental shifts intended to eliminate systemic delays and accelerate
delivery across all regions. Central to this strategy are five golden rules of development that
prioritize sustainability and community benefit. The first principle is a brownfield first approach,
which offers significant environmental advantages over developing on Green Belt land. Research
conducted in 2022 indicated that over 1.2 million new homes could be accommodated across
more than 23,000 brownfield sites. Specific regional hotspots include the North West with

over 167,000 potential homes, Yorkshire and The Humber with roughly 108,000, and the West
Midlands with nearly 100,000 potential units. Despite the clear benefits, developers maintain
that the high costs and complex regulations associated with land remediation often impact

the economic viability of these schemes, particularly when they are required to include a high
proportion of affordable housing.

As a secondary measure, the Government has introduced the concept of the grey belt, which refers
to plots of previously developed land that currently sit within protected Green Belt areas. Analysis
suggests that approximately 3% of the existing Green Belt in England, totaling nearly 47,000
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hectares, has the potential to be reclassified as grey belt. Development in these areas requires that

at least 50% of the new homes be designated for affordable tenures. Furthermore, for grey belt land,
there is a requirement to deliver 15% more affordable homes than mandated by local housing policy,
though this remains subject to some flexibility based on specific local circumstances. The Government
has also committed significant funding to the Affordable Homes Programme for 2021 to 2026, with
Homes England managing over £9.2 billion to deliver at least 100,000 affordable homes outside of
London by 2029.

Infrastructure delivery and the improvement of public services form the third and fourth pillars

of the current policy. New housing must be served by appropriate utilities, transport links, and
neighbourhood amenities from the outset. To support this, the Government is finalizing the Planning
and Infrastructure Bill and has announced a new policy that will provide default planning approval
for housebuilding on sites located close to well-connected railway stations. The fifth rule focuses on
the enhancement of genuine green spaces, ruling out development on high-value nature spots and
requiring that new projects include accessible woodlands, parks, or playing fields to support resident
wellbeing and biodiversity. Section 106 agreements remain a critical tool in this process, allowing
planning authorities to secure developer contributions for essential community infrastructure and
carbon offsetting.

Planning approval performance has reached a critical juncture, with figures from the Home Builders
Federation and Glenigan showing a steady decline in approved schemes over the last five years. In
the first quarter of 2020, there were 4,165 approved schemes, but by the second quarter of 2025, this
number had fallen to 1,559. Similarly, the annual running total of approved schemes dropped from
over 18,000 in 2020 to just over 9,200 in 2025. Despite this decline in approvals, there are signs of
renewed industry interest; the Planning Application Index for the third quarter of 2025 reported that
the number of housing units applied for reached its highest level since late 2021, suggesting that
developers are keen to press ahead as the regulatory environment evolves.

Planning reform has the potential to unlock greater housing delivery, but improving planning
performance alone will not eliminate delays. Increasingly, successful project delivery depends upon
reducing uncertainty throughout the wider development lifecycle, ensuring funding, technical
compliance and risk management progress alongside the planning process rather than after it.

The primary barrier to accelerating these approvals is a severe shortage of qualified planning staff.
Although the Government has pledged £48 million to recruit 350 new planners by late 2026, research
indicates that only one in five planning departments in England is currently fully staffed. Estimates
suggest a national shortage of over 2,200 planning officers across local authorities. This crisis is
worsened by the fact that many current planners expect to leave the profession soon, and recent
changes to apprenticeship schemes may prevent up to 200 new entrants from joining the field
annually.

Innovation in construction methodology is identified as a necessary step to overcome these
productivity gaps. Methods of Modern Construction, or MMC, provide a framework of seven
categories designed to improve build speed and quality. These range from 3D structural systems
manufactured away from the site to 2D panelised systems and non-structural assemblies. While
modular housing has struggled to achieve scale in the UK due to high financial risks and several
high-profile company closures, others continue to build significant numbers of MMC homes. Digital
transformation is also playing a role, with the adoption of Building Information Modelling (BIM)
allowing for full integration and data sharing between all professionals on a project. The use of
artificial intelligence, particularly agentic Al for decision-making and robotics for remote monitoring,
is expected to shift the industry from a reactive to a predictive model, identifying risks before they
become critical.
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Sustainability requirements are also reshaping how developments are planned. The upcoming

Future Homes Standard and the 2024 launch of Biodiversity Net Gain regulations require that wildlife
habitats be left in a measurably better state than they were before construction began. New homes
currently emit roughly 25% to 33% of the carbon emitted by average existing properties, and those
built under the new standards are expected to reduce emissions by up to 80%. However, there

is ongoing debate regarding the impact of these regulations on SME housebuilders, with some
suggesting that the high costs and administrative burdens may hinder the delivery of much-needed
smaller schemes.

The market outlook for the remainder of the decade is defined by ambitious regional targets
managed by Established Mayoral Strategic Authorities. Greater Manchester has pledged 10,000
social rent homes by 2030, while Liverpool aims for 16,000 affordable homes through 2036. The
North East and West Midlands have set similar goals, with an emphasis on prioritising social rent
units to address long-standing shortages. In London, emergency measures have been introduced to
kickstart construction, including a £322 million developer investment fund and new powers for the
Mayor to fast-track stalled developments.

The Planning Bottleneck: Approval Collapse
(Quarterly Performance 2020-2025)
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Chapter 6:
Delivering Quality Alongside
Quantity

—

—-—

-

This report has covered a lot of ground: housing targets, planning reform, Build to Rent, PBSA,
regeneration and the policy levers meant to speed all of it up. What it has not covered — what the
national conversation rarely covers — is what happens after handover.

Buying a home is the largest financial commitment most people will ever make. First-time buyer, BTR
tenant, shared ownership resident: the expectation is the same. The building should be sound, and it
should stay sound.

That expectation is where quantity and quality meet. As delivery pressure builds, the industry has to
manage both at once, and they are not competing priorities however tight the programme gets. Get
one wrong and the other stops mattering.

When quality fails

The great majority of new homes are delivered without serious incident. The exceptions, though, have
been instructive.

Structural movement. Water ingress. Fire safety. Poor workmanship. Design faults that only reveal
themselves once people are living in the building. Any of these can prove expensive, and the cost
tends to land unpredictably — particularly where liability is contested, or where the defect affects
valuation and mortgageability.
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Money is only part of it. Residents living through a remediation programme deal with scaffolding,
access visits, uncertainty about timescales and, often, uncertainty about who is paying. That
experience does not stay local. It shapes how the next buyer thinks about buying new.

The Building Safety Act changed the terms of the debate. Its sharpest provisions apply to higher-risk
buildings, but the underlying principle — that someone must be accountable, and that accountability
does not expire at practical completion — has spread well beyond the 18-metre threshold.

The cost of getting it wrong
The shortage is real and the pressure to build faster is legitimate. Neither justifies building badly.

A defect caught on site is a variation. The same defect caught after occupation is a claim: works
programmed around residents, sales stalled, funders asking questions, and a reputational cost that
outlasts the repair by years.

For homeowners the consequences are more personal. Remortgaging becomes complicated. Sales
fall through. Costs arrive that nobody budgeted for. The asset that was supposed to be the safest
thing they own turns into the thing they cannot get out of.

Which points at something the delivery statistics do not capture. A home is not successfully delivered
at completion. It is successfully delivered when it is still performing thirty years later.

Prevention beats remediation
The cheapest defect is the one that never happens.

As construction methods change and regulation tightens, the value of catching problems early rises
with them. That matters most where the industry is moving fastest — MMC, new fabric and heating
specifications, materials with limited UK track records. None of that is an argument against innovation.
It is an argument for inspecting it properly.

The question facing the sector is not only how to build more homes. It is how to make sure those
homes still do their job in 2060.

Inspection and oversight

Quiality assurance is not a synonym for compliance. The minimum standard is the floor, not the
objective.

Independent technical inspection at key stages does something a final sign-off cannot: it looks

at the work while that work is still accessible and still cheap to put right. Consistency across sites
and subcontractors improves for the same reason — someone outside the delivery programme is
checking.

It also has a signalling function. Developers, lenders, investors, housing associations and buyers are
all relying on the same evidence base, and each of them is more comfortable when that evidence has
been produced by someone with no stake in the completion date.

Increasingly, boards treat this as risk management rather than a box-ticking exercise. That is the more
honest reading of what it does.
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What structural warranties actually do
Warranties are now embedded in how UK housing is financed and sold.

The core function is straightforward. Cover for defined major structural defects that emerge after
completion, and a route to remediation if they do. For the homeowner that is a backstop. For the
market it is closer to plumbing: most lenders will not advance on a new build without an acceptable
warranty in place, which makes the warranty a condition of sale rather than an accessory to it.

The policy document is not the whole product, though. The technical standards behind it, and the
inspection regime that enforces them, are doing much of the work — they are what reduce the
likelihood of a claim in the first place.

That is why warranty strategy is moving earlier in the development timeline. Treated as a procurement
item near completion, it is a cost. Considered at feasibility, alongside lender requirements and long-
term asset performance, it shapes decisions that are expensive to revisit later.

Every tenure, the same question

Private sale, affordable, Build to Rent, PBSA, large-scale regeneration: the tenure changes who is
asking, not what they are asking.

An institution holding stock for 25 years wants to know how the fabric performs in year 15. A housing
association wants to know what its maintenance liability looks like. A resident wants to know the
building is safe. Those are the same question with different time horizons.

Given the capital now committed to UK housing delivery, the quality assurance wrapped around it is
not an overhead. It is what protects the money already in the ground.

Beyond the target

Housing targets will dominate the next decade of policy. On their own, they are a poor measure of
success.

The homes going up now will still be standing in 2075. Their durability and performance will define
places long after the current numbers have been hit or missed, and long after the ministers who set
them have moved on.

So the question is not only how many, but how good — and whether the people living in them will
trust what the industry has built. Innovation, workable regulation, independent oversight and genuine
long-term protection are what make the answer yes.
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Conclusions and
Recommendations

The resolution of the UK's long-standing national housing crisis requires a combination of swift
policy action, industry innovation, and sustained investment. For policymakers, the primary
focus must be on resolving the skills and training deficit. With nearly one million additional
workers needed in the construction sector by 2032, it is essential to provide more funding

for apprenticeship programmes and to make the industry a more attractive career option
through improved equality, diversity, and inclusion practices. Additionally, the introduction of
a new state-backed homebuyer initiative could stimulate demand in a way that benefits both
consumers and SME housebuilders.

Housebuilders and developers are encouraged to diversify their portfolios to include under-served
segments such as the later living market and affordable social housing. Investigating new regions,
particularly university cities with high graduate retention rates and the proposed New Towns, can offer
significant rewards. Adopting Environmental, Social, and Governance principles will not only enhance
a company'’s reputation but also make it more attractive to institutional investors who are increasingly
focused on sustainable and socially responsible projects.

Local authorities should seek to balance risk and reward by entering into joint ventures with private
developers. Models such as Limited Liability Partnerships allow for shared financial commitments

and can streamline the creation of mixed-tenure communities. Furthermore, a commitment to wide
and genuine community engagement from the earliest planning stages will help ensure that new
developments are welcomed by existing residents and contribute positively to the local area’s identity
and heritage.
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The debate surrounding UK housing rightly focuses on increasing supply. However, successful delivery
depends upon more than ambitious targets or additional funding.

As projects become increasingly sophisticated, certainty across planning, finance, technical compliance
and risk management becomes progressively more valuable.

The schemes that maintain momentum are rarely those carrying the least risk. More often, they are the
projects where risk has been identified, understood and managed at the earliest opportunity.

Accelerating housing delivery remains an economic and social necessity. Delivering homes that inspire
long-term confidence is what ultimately sustains the market
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Glossary of Terms

Affordable Homes are properties available for purchase or rent at a discount from open-market prices to serve those
on low or middle incomes.

Affordable Homes Programme is a Government initiative providing funding for housing associations and local
authorities.

Benefit Cost Ratio is a calculation used to determine the financial and social profitability of a project.
Biodiversity Net Gain is a approach to development that ensures wildlife habitats are left in a better state than
before.

Build to Rent refers to developments designed specifically for the rental market rather than for sale.

Building Information Modelling is a collaborative process for managing and sharing digital data during a
construction project.

Building Safety Act 2022 is legislation designed to improve safety standards and resident rights in high-rise
buildings.

Community Infrastructure Levy is a charge local authorities can place on developers to fund local services.
Co-living refers to developments with private rooms and shared communal facilities like kitchens and lounges.
Digital Kit of Parts is a system of standardized building components manufactured off-site for efficient assembly.
Energy Performance Certificate is a document rating a building’s energy efficiency on a scale from A to G.
Environmental, Social, and Governance refers to a business strategy measured across values beyond financial
performance.

Future Homes Standard is a regulation intended to reduce carbon emissions from new homes by up to 80%.
Gateway 2 and 3 are mandatory checkpoints under the Building Safety Act that must be cleared before construction
and occupation.

Green Belt is undeveloped land around urban areas that is protected from most types of development.

Grey Belt refers to poor-quality or previously developed land within the Green Belt that is viable for housing.
Gross Development Value is the estimated total value of a project upon its completion.

Help to Buy was a Government equity loan scheme that assisted over 387,000 homebuyers between 2013 and
2023.

House in Multiple Occupation is a property where at least three tenants from different households share facilities.
Local Planning Authority is the local government body responsible for managing development and deciding on
planning applications.

Methods of Modern Construction are approaches to housebuilding designed to improve efficiency through off-site
manufacturing.

National Housing Bank is a Government-backed body providing loans and guarantees to help unlock housing
projects.

National Planning Policy Framework is the Government rulebook for applying planning rules in England.
Nomination Agreement is a contract where a university guarantees student occupancy for a specific PBSA provider.
Purpose-Built Student Accommodation is housing designed and managed specifically for university students.
Real Estate Investment Trust is a company that owns and operates income-producing real estate assets.

Section 106 Agreement is a legally binding obligation where developers contribute to local infrastructure or
affordable housing.

Shared Ownership is a scheme where a resident owns a portion of their home and pays rent on the remainder.
Single Family Housing refers to standalone houses built specifically for the rental market.

Social Rent is a tenure where rent is typically set at 50% to 60% of the local market average.
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Acronyms List

AHP - Affordable Homes Programme

ARL - Association for Rental Living

BCR - Benefit Cost Ratio

BIM - Building Information Modelling

BNG - Biodiversity Net Gain

BPF - British Property Federation

BSA - Building Safety Act

BSR - Building Safety Regulator

BTR - Build to Rent CIL - Community Infrastructure Levy
CITB - Construction Industry Training Board

DLUHC - Department for Levelling Up, Housing and
Communities

EPC - Energy Performance Certificate

ESG - Environmental, Social, and Governance

FHS - Future Homes Standard

GDV - Gross Development Value

HBF - Home Builders Federation

HCA - Homes and Communities Agency

HEPI - Higher Education Policy Institute

HMO - House in Multiple Occupation

LDP - Local Development Plan

LPA - Local Planning Authority

MHCLG - Ministry of Housing, Communities and Local
Government

MMC - Methods of Modern Construction

NHDF - National Housing Delivery Fund

NPPF - National Planning Policy Framework

OBR - Office for Budget Responsibility

ONS - Office for National Statistics

PBSA - Purpose-Built Student Accommodation
PRS - Private Rental Sector

REIT - Real Estate Investment Trust

SAHP - Social and Affordable Homes Programme
SDLT - Stamp Duty Land Tax

Chapter 1: New Housing Delivery at Scale

Source References

e Governmental & Public Bodies: Office for National Statistics (ONS), Ministry of Housing, Communities and

Local Government (MHCLG), Homes England, Welsh Government, Scottish Government, Northern Ireland
Department of Finance, and the Office for Budget Responsibility (OBR).

e Research & Professional Firms: Savills, JLL, Centre for Cities, Lichfields, and CBRE.
* Industry Trade Bodies: Home Builders Federation (HBF) and the Competition & Markets Authority (CMA).

Graphs and Tables

e Completions Data (2020-2024): Placeholders for ONS annual completions by tenure and country.

* Pipeline Projections: Comparison table for housing delivery estimates from OBR, Savills, JLL, and Centre for

Cities.

Chapter 2: Build to Rent (BTR)
External Links & Sites
e Centre for Cities: Growth patterns in BTR.

Knight Frank: Single-Family Housing Report 2025.

e Cushman & Wakefield: UK BTR Marketbeat Q2 2025.

* Magnate Assets: Foreign capital growth in BTR.
Graphs and Tables

e Historical Growth: Savills/BPF graph of BTR completions/construction/planning (2013—present).
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Chapter 3: Purpose-Built Student Accommodation (PBSA)
External Links & Sites
e HEPI: Student Demand to 2035 Report.
®  Savills Research: PBSA investment and occupancy trends.
Graphs, Tables, & Placeholders
® The “Bed Shortage” Table: StuRents data showing bed demand vs. supply from 2017 to 2026.
e Delivery Trends: Bar chart (Figure 3) showing PBSA and University beds added by year.
®  Pricing Trends: Amber Students table comparing en suite and studio prices by city (2024 vs. 2025).
¢ Investment Volumes: Quarterly UK PBSA investment volume chart (2019-2024).

Chapter 4: Regeneration and Urban Transformation
Source References

* Legal & Finance: Womble Bond Dickinson (BTR developer survey) and Grant Thornton (housing partnership
models).

e Community & Quality: Quality of Life Foundation (QLOF) and Public First.

* Infrastructure: Institution of Civil Engineers (ICE), NISTA, and Transport for New Homes.
Graphs, Tables, & Placeholders

e Urbanization Trends: Table showing UK urban population growth from 1960 to 2024.

* Quality of Life Framework: Graphic illustrating the six pillars of resident wellbeing (Sense of Control, Health
Equity, etc.).

* Case Study Visuals: Placeholders for masterplans of Salford, Nine Elms, and King's Cross.

Chapter 5: Policy Environment and Market Outlook
External Links & Sites
e Planning Portal: Q3 2025 Planning Application Index.
e HBF/Glenigan: Housing Pipeline Report Q2 2025.
Graphs, Tables, & Placeholders
*  Planning Performance: Longitudinal table showing approved schemes by quarter from 2020 to 2025.
* Regional Net Gain: Detailed table of residential units applied for by region (Jul-Sep 2022-2025).

* Mayoral Targets: Comprehensive table of new affordable home targets for EMSAs including Greater Manchester,
Liverpool, and West Midlands.

e MMC Framework: Definitive list of the seven categories of Modern Methods of Construction.

A complete list of sources is available on request - sales@showhouse.co.uk
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J3 Advisory: Company Overview

J3 Advisory helps developers, lenders and property professionals improve transaction certainty
across the development lifecycle. By integrating finance, insurance and transactional risk advice,
the business helps identify potential barriers earlier, reducing delay and supporting more confident
project delivery.

Core Services

Structural Warranties & Latent Defects: J3 sources A-rated, UK Finance-compliant insurance across
new builds, commercial projects, social housing, and conversions. Critically, these policies are
structured to meet the requirements of major high street lenders — not simply to tick a box, but to
hold up when it matters.

Structured Property Finance: The team advises on and arranges bespoke funding solutions, covering
development finance, bridging loans, and buy-to-let portfolio lending. The emphasis is on matching
developers with capital providers that are genuinely suited to the scheme, rather than defaulting to
the nearest available option.

Transactional Risk & Surety: Where technical issues threaten to derail a transaction, J3 structures
coverage for legal indemnities, rights of light, defective titles, and planning defects, alongside the
arrangement of construction bonds.

What This Means in Practice

The real estate sector has a well-known problem: finance and insurance are deeply interdependent,
yet they are routinely handled in silos. The result is delays — capital drawdowns stalled, project
starts pushed back — while underwriters and lenders wait on one another. J3's model addresses this
directly by managing both disciplines under one roof.

Being independent also matters. Rather than favouring particular providers, J3 scans the whole
market and works only with A-rated insurers and established lenders. For developers, that means
competitive terms without compromising on compliance or risk standing.

Over time, the relationship develops into something more useful than a transactional arrangement.
Handling both finance and insurance across multiple schemes gives J3 a granular understanding of
a developer’s portfolio — and that familiarity tends to carry weight with the underwriters and lenders
they work with.

The result is a single point of contact for the financial and risk-mitigation layers of a development,
leaving property professionals to concentrate on actually getting the project built.

For further information please contact Rosita Mendonca Operations & Marketing Director

rm@j3advisory.co.uk

www.j3advisory.co.uk
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Show House Magazine: Company Overview

Show House is the leading trade publication for the UK housebuilding and development sector. It
sits at the centre of the conversation around how new homes in the UK get planned, funded, and
delivered.

Core Focus & Content

Industry Intelligence: The publication covers the business of building in the truest sense: rigorous
analysis of government planning policy, sustainability regulations including the Future Homes
Standard, and the economic conditions bearing down on housing supply and demand.

Sector Advocacy & Debate: Show House does not shy away from the harder questions. The housing
crisis, supply chain pressures, and the shifting demands around affordability and energy efficiency

all receive serious treatment. Market analysis sits alongside pointed commentary, giving readers a
publication that informs and challenges in equal measure.

Profile & Network: People and projects receive substantial coverage, with profiles of leading figures
and companies woven throughout. Show House is closely connected to the WhatHouse? ecosystem,
including the WhatHouse? Awards — widely regarded as the most prestigious recognition in UK
housebuilding.

What This Means for Industry Professionals

Regulatory change in the housebuilding sector moves quickly, and the commercial consequences of
missing a shift can be significant. For developers and suppliers, Show House functions as a reliable
reference point — a way of staying across legislative developments and market movements before
they become urgent problems.

For further information regarding Show House, please contact Stephen Upfold, Business
Development Director. stephen.upfold@showhouse.co.uk

www.showhouse.co.uk
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